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Planning & Community Development Department 

STAFF REPORT TO THE HEARING EXAMINER 

File # V-07-0001 
 

 
HEARING DATE: October 24, 2007 @ 3:00 p.m. 

PROJECT COORDINATOR: Amanda Tainio, Senior Planner 

PROPOSAL: Zip Trip Re-Location Variance 

PROPOSAL DESCRIPTION: Class B Variance request to decrease the required setback of 
1000 feet for storage tanks and stormwater facilities from a wellhead, as required under City 
Development Code Section 10-2G-3C.  

DESCRIPTION OF THE SITE: The subject site is 28,901 sq. ft. in size and is vacant land. The 
subject site is accessed by an existing paved driveway east of the site which connects to 
Appleway Avenue, a paved four lane road with turn lane, curbs, and sidewalks and is 
designated as a Minor Arterial in the 2003 - 2022 City Comprehensive Plan. The site has an 
existing utility easement along the north side (Appleway Ave.), as well as land designated for a 
future light rail line. 

BACKGROUND & PROPOSAL INFORMATION: In 2006, Wandermere Investments, LLC 
applied for a Development Code Text Amendment (File # ZTA-06-0028) during the annual 
amendment cycle to modify the City’s Zoning Matrix to change Gas Station / Convenience Store 
from a Not Permitted (N) Use in the M-3 Zone to a Limited Use (L) in the M-3 Zone if the Gas 
Station / Convenience Store is being re-located from another location within the M-3 Zone. The 
amendment was approved with the requested language and the approved language is as 
follows:  

Gas station / convenience store 
a. A Gas station / convenience store is allowed in the M-3 zone if it is being relocated 
from another location within the M-3 zone and it meets the following criteria: 

1. Underground storage tanks and stormwater disposal shall not be located 
within the 1000 foot radius of a wellhead. 
2. Pump islands and other fuel dispensing tanks (e.g. propane) shall be located 
at least 25 feet from the right-of-way line(s). 
3. Convenience stores/gas stations shall not exceed 8 pump sites and the 
building footprint area shall not exceed 5,000 square feet per lot. A pump site is 
one dispenser which may be double sided. 

In August 2007, a Pre-Application Conference on the proposed new Zip Trip was conducted and 
the applicant was notified that the proposed site was located less than 1000 feet from the 
Kenney Wellhead and that a Variance approval for a reduced setback would be required prior to 
construction of the new Gas Station / Convenience. 
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At the end of September 2007, the existing Zip Trip 76 Gas Station / Convenience Store was 
closed and the demolition process of the existing site began under the approved Demolition 
Permit.   

PROPOSAL DATA: 

Project Location Appleway Ave., E. of Liberty Lake Rd. & existing Zip 
Trip, W. of Meadowwood Ln. 

Parcel Number(s) 55156.9153 

Applicant Witherspoon Kelley Davenport & Toole P.S. (Stacy A. 
Bjordahl) 

Comprehensive Plan Designation Central Business District Mixed Use 

Zoning M-3 (Central Business District Mixed Use) 

Existing Property Use Vacant Land 

Surrounding Zoning & Uses  

North The land north of the subject site is zoned I (Light 
Industrial) and currently contains a business park.  

South 
The land south of the subject site is zoned M-3 
(Central Business District Mixed Use) and currently 
contains a strip mall with grocery store, McDonald’s 
restaurant, and bank.  

East 
The land east of the subject site is zoned M-3 (Central 
Business District Mixed Use) and currently contains a 
Taco Bell restaurant and a vacant building pad. 

West 

The land west of the subject site is zoned M-3 
(Central Business District Mixed Use) and currently 
contains vacant land and the existing Zip Trip which is 
under demolition. A Walgreen’s Pharmacy is 
proposed to occupy the land west of the subject site. 

Recent Land Use Proposals and 
Project Approvals within the 
Vicinity of the Project 

A Demolition Permit was issued in January 2007 and 
extended in July 2007 for the existing Zip Trip located 
west of the subject site. A Walgreen’s Pharmacy is in 
the final building permit review stages and is 
proposed to be located on the existing Zip Trip parcel 
and the vacant parcel west of the subject site. 

Land Division Status The subject site consists of one Tax Parcel of Record. 

Water Purveyor 
Public water must be provided to the site prior to any 
future construction, if public water is not currently 
available on site. 

Sewer Purveyor 
Public sewer must be provided to the site prior to any 
future construction, if public sewer is not currently 
available on site. 

Fire District # Spokane County Fire Protection District #1. 
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Nearest Arterial & Distance 

The subject site is located south of and adjacent to 
Appleway Avenue, a paved four lane road with turn 
lane, curbs, and sidewalks which is designated as a 
Minor Arterial in the 2003 - 2022 City Comprehensive 
Plan. 

Other Information 

The subject site is currently vacant and the applicant 
would like to construct a new Zip Trip Gas Station / 
Convenience Store. The subject site is located farther 
from the Kenney Wellhead than the existing Zip Trip 
that is currently under demolition.  

GMA / CRITICAL AREAS: 

Aquifer Recharge Area The project site is located in the Aquifer Sensitive 
Area (ASA) 

Fish & Wildlife Habitat 
Conservation Areas 

The subject site is not within a fish or wildlife habitat 
conservation area 

Floodplain The subject site is not within a floodplain 

Geologically Hazardous Areas The subject site is not within a geologically hazardous 
area 

Wetlands The subject site does not contain any designated 
wetlands 

SEPA: This project does not require environmental review. A setback variance request is 
exempt from SEPA requirements under City Development Code Article 10-6A, Environmental 
Ordinance.  

If the variance is approved and a future gas station is proposed for construction, SEPA review 
will be required for the project prior to approval building permit. 

PROJECT PERMIT TIMELINE & NOTICES: 

 Date Notice 
Application 
Submitted 8/30/07  

Determination of 
Completeness Issued: 8/31/07  

Notice of 
Application 

Issued: 9/19/07 

Comment 
Deadline: 4pm, 
10/3/07 

Notice published in the 9/20/07 edition of the Liberty 
Lake Splash (the official City newspaper) 

Notice mailed to property owners within 400' radius & 
agencies on 9/19/07 

Notice emailed to public notice group and posted on 
City Website on 9/19/07 

On-Site Sign Posting verified on 9/19/07 
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Technical 
Review Meeting 

Held on 10/8/07 
at 9am Notice emailed to agencies on 9/28/07 

Notice of    
Public Hearing 

Will be Issued: 
10/10/07 

Hearing to be 
held on 10/24/07 
at 3pm 

Notice will be published in the 10/11/07 edition of the 
Liberty Lake Splash (the official City newspaper) 

Notice will be mailed to property owners within 400' 
radius, agencies, and parties of record on 10/10/07 

Notice will be emailed to public notice group and 
posted on City Website on 10/10/07 

On-Site Sign Posting Affidavit is due on 10/10/07 & 
posting will be verified upon receipt 

REVIEWING AGENCIES: Agencies were mailed a Notice of Application for their review on 
9/19/07 with comments due back by 4pm, 10/3/07. Agencies were also emailed a Technical 
Review Meeting Notice on 9/28/07 for the 10/8/07 meeting. Agencies will also be mailed a 
Notice of Public Hearing on 10/10/07.  

Agencies  
Notified Notification 

Responses 
Received 
(as of 10/8/07) 

Comment Summary 

City Engineer Notice of Application 
Technical Review 
Meeting Notice 
Notice of Hearing 

None 

 

Liberty Lake 
Sewer District 

Notice of Application 
Technical Review 
Meeting Notice 
Notice of Hearing 

With 
Application 

• Concerned with existing Zip 
Trip underground tanks and 
level of contamination, if any 

• The technology proposed for 
the new facility must be 
reviewed to determine what 
measures will be taken to 
reduce any contamination 
risks 

• LLSWD will review soil 
samples from the existing 
facility 

• Wants to assure that the 
drinking water is protected 
from contamination that could 
result in a public health 
problem 
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Fire District #1 Notice of Application 
Technical Review 
Meeting Notice 
Notice of Hearing 

None 

 

WSDOT - 
Spokane 

Notice of Application 
Technical Review 
Meeting Notice 
Notice of Hearing 

None 

 

Avista Utilities Notice of Application 
Technical Review 
Meeting Notice 
Notice of Hearing 

None 
 

Qwest Notice of Application 
Technical Review 
Meeting Notice 
Notice of Hearing 

None 
 

Community Cable Notice of Application 
Technical Review 
Meeting Notice 
Notice of Hearing 

None 
 

Spectrum Fiber 
Network 

Notice of Application 
Technical Review 
Meeting Notice 
Notice of Hearing 

None 
 

Spokane 
Regional Clean 
Air Agency 

Notice of Application 
Technical Review 
Meeting Notice 
Notice of Hearing 

9/24/07 • Spokane Clean Air 
requirements must be met at 
time of project construction 

Spokane County 
Building & 
Planning 

Notice of Application 
Technical Review 
Meeting Notice 
Notice of Hearing 

None 
 

Spokane 
Regional Health 
District 

Notice of Application 
Technical Review 
Meeting Notice 
Notice of Hearing 

None 
 

WA State Dept. of 
Ecology (SEPA 
Coordinator) 

Notice of Application 
Technical Review 
Meeting Notice 
Notice of Hearing 

10/3/07 • Toxics Cleanup Program 
• SEPA 
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WA State Dept. of 
Ecology 
(Underground 
Storage Tank 
Inspector) 

Notice of Application 
Technical Review 
Meeting Notice 
Notice of Hearing 

None 

 

WA State Dept. of 
Health 

Notice of Application 
Technical Review 
Meeting Notice 
Notice of Hearing 

None 
 

PUBLIC COMMENTS: Property owners within a 400' radius of the project were mailed a Notice 
of Application for their review on 9/19/07 with comments due back by 4pm, 10/3/07.  Property 
owners were also mailed a Notice of Public Hearing on 10/10/07. Information about the proposal 
is also emailed to the public notice group and is continually updated on the City website to keep 
the public informed.   

Name & Address Responses 
Received 

Comment Summary 

No comments received as of 10/8/07 

 

ATTACHMENTS: 
A. Development Code Text Amendment (File # ZTA-06-0028) Application 
B. Adopted City Zoning Map 
C. City Aerial Map 
D. V-07-0001 Application 
E. Burden of Proof Statement 
F. Site Analysis Map 
G. Subject Site Legal Description 
H. Subject Site Map #1 
I. Subject Site Map #2 
J. Agency Comments 
K. Notice of Public Hearing 
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NOTICE OF PUBLIC HEARING 
The City of Liberty Lake Planning & Community Development Dept. (Review Authority) has published this Notice of Hearing to provide 
the opportunity for public testimony on the described proposal. The file may be examined 8:00 a.m. to 5:00 p.m. Monday through Friday 
(except holidays) at the Planning & Community Development Dept. Project info is also available on the City website at 
www.libertylakewa.gov/development/public_notices.asp. Questions may be directed to the Project Coordinator listed below. 

Proposal File #: V-07-0001 Zoning: M-3 

Proposal: Zip Trip Re-Location Variance 

Proposal Description: 
A variance to decrease the required setback of 1000 feet for storage tanks and stormwater 
facilities from a wellhead, as required under City Development Code Section 10-2G-3C 

Site Address: TBA 

General Location: Appleway Ave., E. of Liberty Lake Rd. & existing Zip Trip, W. of Meadowwood Ln. 

Owner: Wandermere Investments, LLC (Richard Vandervert) Phone: 509-467-6654 

Contact: Witherspoon Kelley Davenport & Toole P.S. (Stacy A. Bjordahl) Phone: 509-624-5265 

Application Date: 8/30/07 Determination of Completeness Issued: 8/31/07 

Notice of Application Issued: 9/19/07 Comment Deadline: 4pm, 10/3/07 

Public Hearing Date: Wednesday, October 24, 2007 Public Hearing Time: 3:00 p.m. 

Public Hearing Location: Liberty Lake City Hall Council Chambers - 22710 E. Country Vista, Liberty Lake 
 
Environmental Review: This project does not require environmental review. A setback variance request is exempt from 
SEPA requirements under City Development Code Article 10-6A, Environmental Ordinance. 

This notice has been provided to advise agencies, property owners, neighborhoods, and the public in general that a 
proposal requiring a public hearing has been scheduled for an "open record" hearing where individuals and agencies can 
provide testimony. This hearing held before the Hearing Examiner will be the last opportunity to testify or submit 
written comments that will be added to the record about the project prior to a decision being rendered. The 
Hearing Examiner may continue any hearing, and no additional notice of hearing shall be required if the matter is 
continued to a specified place, date, and time. 

Written Comments: Agencies, tribes, and the public are encouraged to review and provide written comments on the 
proposed project. All written comments received prior to the scheduled public hearing, will be added to the record and 
considered prior to making a decision on this application. 
                

REVIEW AUTHORITY:   PROJECT COORDINATOR:  Amanda Tainio, Senior Planner    

    Planning & Community Development Department 
    22710 E. Country Vista Blvd., Liberty Lake, WA 99019 
    Phone: (509) 755-6707, Fax: (509) 755-6713, www.libertylakewa.gov 
  
    Date Issued:     October 10, 2007     

    Signature:         
 

 
 
 
 
 
 
 




